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March  19,  1987 


Kingston-Bedford  Parcel  18  Review  Panel 


Dear  Panel  Member: 

Today  I  am  formally  letting  you  know  of  my  proposal  to  adopt 
an  alternate  approach — the  "challenge  track" —  as  part  of  the 
Parcel  to  Parcel  Linkage  project.  In  proposing  this  I  am  proposing 
something  never  done  before  in  this  city  or  anywhere  across  the 
country.  The  "challenge  track"  represents  a  dramatic  step  to 
include  people  never  included  before  in  the  downtown  economy. 
On  March  13th  I  wrote  to  Governor  Dukakis,  asking  him  to  consider 
this  proposal.  The  success  of  this  venture  depends  on  all 
parties — the  state,  the  city,  and  the  Roxbury  and  Chinatown 
communities-- joining  together  in  support. 

The  essence  of  the  alternative  is  that  the  winner  of  the  RFQ 
phase  be  given  the  opportunity  to  gain  a  tentative  designation 
status.  This  alternative  would  have  the  effect,  in  my  judgement, 
of  increasing  the  economic  leverage  of  the  minority  team  in  the 
development.  This  status  would  be  granted  if,  and  only  if,  certain 
agreed-upon  conditions  were  met. 

I  propose  that  the  key  conditions  be  broadening  the  base  of 
community  participation  in  the  economic  benefits  of  this  project; 
developing  comprehensive  strategies  for  neighborhood  benefits; 
a  realistic  housing  protection  plan;  a  development  program 
acceptable  to  the  impacted  neighborhoods;  and  agreements  from 
private  investors  on  project  financing. 

I  think  this  "challenge  track"  embodies  the  spirit  of  the  Parcel 
to  Parcel  Linkage  concept.  I  am  proposing  it  at  this  time  because 
I  believe  it  would  significantly  improve  the  economic  gains  for 
the  winning  team  and  the  community,  and  it  would  expedite  the 
development  of  this  project. 
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Kingston-Bedford  Parcel  18  Review  Panel 


Like  you,  I  believe  this  project  is  important  for  Boston.  If 
we  can  knock  down  the  barriers  that  have  kept  community  people 
from  participating  in  the  downtown  economy  in  a  real  and  major 
way,  we  will  help  to  build  a  future  of  opportunity  for  all 
Bostonians,  regardless  of  the  color  of  their  skin.  I  would  like 
your  consideration  of  this  proposal  and  I  would  like  you  to 
communicate  your  suggestions  to  improve  the  concept  to  Stephen 
Coyle.  Together  we  can  make  certain  that  the  Parcel  to  Parcel 
Linkage  program  becomes  a  new  kind  of  landmark  in  this  historic 
city. 


Raym 
Mayo 


Copy:   Parcel  18+  Task  Force 

Chinatown-South  Cove  Neighborhood  Council 


INTRODUCTION 

American   cities   have  entered   a   new,    paradoxical   era   in  our   nation's   history. 
Investment   in   commercial    real    estate   is  climbing,    but   so   is   poverty.      To 
worsen   matters,    the  critical    human   service   needs  of  urban   Americans   have 
lost  their   place  on   the   national    political   agenda.      The   Community   Development 
Block   Grant   Program,    Urban    Development   Action   Grants,    general    revenue 
sharing,    maternal   and   child   health   care,    job  training,    and   numerous  other 
urban-oriented    programs   are   shrinking    --   or   have  disappeared   entirely   --    in 
the  wake  of  an   enormous   peacetime   Pentagon   buildup.      In   fiscal   year   1986 
Boston    lost   between   $15  million   and   $30  million   due  to   budget  cuts   and   the 
impact  of   "new  federalism".      Another  $50  to  $70  million   may   be   lost   in   fiscal 
year  1987.      The  federal   government  has   left  the   needs  of  the  nation's   urban 
population,    and   especially   urban   citizens   in   poverty,    to   be  met  by  the 
workings  of  the   private  economy  and  the  actions  of  those  few  state  and   local 
governments   with   the  imagination   and  the  will   to  fill   the  shoes  of  the  federal 
government.      As   ill-conceived   as   these  federal    policies   are,    they  are  the 
reality  we  must  deal   with   and   the   point  of  departure  for   shaping   a   new,    more 
humane   urban   policy.      The  changing    role  of  America's   cities   in   the  nation's 
economy  may  hold   the   key  to  how   local    leadership  can  address  the  needs  of 
its   poorest,    least  educated,    and    least   powerful    residents. 

Throughout  the  country  today,    cities  which   earlier  had   experienced   the  flight 
of  manufacturing   industries  are  becoming  centers  of  capital   investment  and 
service  economies.      As   Boston   and  other  cities   have  become  centers  of  new 
regional   economies,    they   have   been   able  to  attract  enormous  amounts  of 
investment  capital.      Over  $7   billion   was   invested   in    Boston  over  the   last  nine 
years.      In   addition,    the  city   has   approved   $3   billion    in   private  downtown 
development  projects   since  mid   1984.      Overall,    the   ratio  of  private  to  public 
investment   is   greater  than   3  to   1 ,    a   remarkable  turnaround   from  the   Urban 
Renewal   era.      Employment  growth   follows  quickly  on  the  heels  of  capital 
investment.      In    Boston,    for  example,    employment   in   the  financial,    insurance, 
medical,    educational,    business,    and   professional    sectors   has   grown   26  percent 
since  1976.      Boston   has  gained,    on   average,    7,000  new  jobs   per  year  in  these 
sectors  over  the   past  ten   years,    and   these  employers   now  account  for  70 
percent  of  all   new  jobs   in   Boston.      Downtown   real   estate  has   become  a  power- 
ful  attraction  for   investors   seeking  to  control   the  scarce  sites   suitable  for 
development  of  modern  office   space  to  meet  the   needs  of  the  growing   service 
economy. 

Until    now,    the  economic   gain   from   Boston's   new   investment  boom   has   not 
directly   reached    its   low   and   moderate   income   residents.      The  vast  majority  of 
new  jobs  created   since  1976  have  gone  to  better  off,    better  educated   sub- 
urban   residents.      A    recent   survey  conducted   by  the   Boston    Redevelopment 
Authority  shows  that  78  percent  of  the  employees   in   Boston's   large  downtown 
office  buildings  are  suburban   commuters.      While  downtown   development  has 
substantially   increased   the  municipal   tax   base,    the  growing   disparity   between 
downtown   and    neighborhood    investment,    the   influx  of  new  middle   income 
households   seeking  to  live  near  their  jobs  and  thereby  creating  displacement 
pressure  on   long  term   residents,    and  the   lack  of  business  opportunities  for 
minorities  downtown   and   in  the  neighborhoods,    have   raised  questions  about 
how  to  manage  downtown   development  to   improve  the  quality  of  life  of  neighbor- 
hood  residents.      Simply  put,    people  are  asking:      how  can  the  city  grow  so 
that  poorer  people  gain?     The  paradox   we  face  is  this:      a  static  economy 
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intensifies  and   worsens   poverty,    while  a   poorly  managed   growth   economy 
widens   the  gap   between    rich   and   poor.      Clearly,    the   "no  growth"   or   "no 
controls"   approaches  do   not  answer   Boston's   questions.      Boston   needs  a   new 
set  of  policies   designed   to   promote   balanced   growth,    neighborhood    reinvest- 
ment,   and   job  opportunities   for   Boston    residents.      It  must  develop   policies   to 
use  the  market  economy  to   improve  the  economies  of  the  older   neighborhoods, 
and   do   so  at  a   time  of  federal   government  cutbacks. 

The  city  of  Boston   has   pioneered   new  ways  to  connect  the  booming  vitality  of 
its   downtown   economy   with   the   needs  of   Boston's   neighborhoods   for  employ- 
ment and    investment  opportunities.      With   the   Downtown    Projects   report   issued 
in   October,    1984,    the   Flynn   Administration   made  the   linkage  concept  an 
economic   reality.      More  than   $35  million   of  housing   contributions   have  been 
under  contract   since  then.      As   part  of  the   Downtown    Guidelines   initiative 
issued   in   July   1985,    new   linkage   policies   were  proposed   by   the  Mayor  and 
adopted    by   the   Zoning    Commission   on    February  26,    1986.      These  new   policies 
will   allow   linkage  funds  to  be  targeted  to   impacted   neighborhoods,    will 
provide  for  the  first  job   training   trust  fund    in   the  nation,    and   will    increase 
the  dollar  value  of  the  housing   linkage  contributions   nearly  twofold.      Mayor 
Flynn   has  established   by   Executive  Order  employment   requirements  for   resi- 
dents,   minorities,    and   women   in   any  development  project   receiving   discre- 
tionary  approval   from   the  city.      To  further  ensure  careful   monitoring   and 
compliance  with  employment  goals,    the  Mayor  has   proposed  creating  the 
Boston    Fair    Employment   Commission.      These   policies,    innovative  as  they  are, 
are  not  sufficient  to  bring  the  benefits  of  downtown   investment  to  neighbor- 
hood   residents,    especially  the   poorest   residents   in   minority  neighborhoods. 

Economic   reality  and   a   concern   for   social   justice   require  that  a   bolder,    more 
dramatic   initiative   be  taken   to   bring   the  benefits  of  growth   to  people   in   need. 

The  Downtown   Guidelines   initiative   introduced   to   Boston  the  concept  of  parcel 
to   parcel    linkage.      In   essence,    parcel   to  parcel    linkage   is   a   land   disposition 
policy  that  makes  the  critical   connection   between   economic  growth   and   com- 
munity needs  and   values.      Its  goal    is  to  harness  downtown   Boston's  economic 
vitality  to  growth   opportunities   in    Boston's   neighborhoods.      Parcel   to  parcel 
linkage  works   this   way:      Boston    has   several   valuable   parcels  of  land   downtown, 
in  the  heart  of  areas   undergoing   substantial   development.      Some  of  this   land 
is  city-owned   parking    lots  or  garage   sites.      Some  of  it,    long   abandoned,    is 
owned   by   state  and   federal   agencies   and    is   now   surplus  to  their   needs.      In 
addition,    the  city  and   state  own   a   number  of  parcels   in   Boston's  most  de- 
pressed  neighborhoods.      These   properties   have   been   tax   foreclosed,    or  are 
remnant   parcels  from   highway   and   transit   projects,    or  sites   assembled   for 
schools  that  were  never  built,    or  developments  that  were  never  feasible,   or 
planners'    dreams  that   became  neighborhood    nightmares.      Under  the  parcel   to 
parcel    linkage  program,    participating   governments   must   link  the  disposition  of 
publicly  owned   downtown   parcels  with   publicly  owned   parcels   in  the  neigh- 
borhoods.     Furthermore,    the   program   requires  the  economic   participation  of 
local   community  development  organizations,    minority  businesses  and  devel- 
opers,  and  the  neighborhood's   residents  themselves.      The  strategy   is  to 
create  opportunities,    for  those  who   have   been   excluded  from   the  development 
economy,    to  become  equity   partners,    owners,    of  major  commercial   develop- 
ments.     The  bottom   line   is  this:      parcel   to  parcel    linkage,    the  connecting  of 
prime  downtown    sites   to   less    lucrative   neighborhood   opportunities,    will    pro- 
duce  new  enterprise  opportunities   and   new   entrepreneurs   in    Boston. 
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CITi'  OF  BOSTON  •  MASSACHUSETTS 


OFFICE  OF  THE  MAYOR 
RA\^10ND  L.  FL^IVN 


March    13,    1987 


The  Honorable  Michael  S.  Dukakis 
Governor  of  Massachusetts 
State  House 
Boston,  MA 

Dear  Governor  Dukakis : 

On  July  31,  1985,  you  and  I  and  the  minority  community 
of  Boston  took  an  historic  step.  By  agreement  we  linked 
Parcel  18  in  Roxbury  to  the  Kingston-Bedford  Garage 
site  in  the  downtown.  We  committed  ourselves  to 
fashioning  a  first  in  the  nation  opportunity  for  real 
economic  power  for  people  of  color. 

After  months  of  hard  work  by  the  community  and  by  people 
in  both  of  our  administrations,  we  have  now  come  to 
the  point  where  we  will  soon  select  the  team  most 
qualified  to  be  the  minority  partner  in  this  project. 
From  the  outset,  I  had  hoped  that  the  winning  team  would 
be  the  controlling  partner  in  this  project.  I  have 
felt  this  because  I  was  concerned  that  the  community 
would  have  real  control  and  obtain  real  benefits  in 
terms  of  jobs,  housing,  child  care,  and  other  necessary 
community  services.  Based  upon  a  review  of  the  responses 
to  the  Request  for  Qualifications  ( RFQ ) ,  I  am  convinced 
that  we  could  structure  a  new  opportunity,  a  challenge, 
to  the  RFQ  winner  that  would  allow  for  greater  benefits 
to  the  community  and  to  the  winning  team. 

I  asked  Stephen  Coyle  to  discuss  this  new  idea  with 
Alden  Raine  and  people  from  the  community  who  are  working 
on  the  review  committee.  Under  this  method,  we  would 
propose  two  alternatives  to  the  RFQ  winner.  First, 
they  could  opt  for  the  longer  Request  for  Proposals 
(RFP)  process  by  which  a  co-venturing  majority  partner 
would  be  designated.  This  process  could  take  as  long 
as  nine  months  to  accomplish.  The  second  method  would 
offer  the  RFQ  winner  the  chance  to  be  the  developer 
of  this  project  if  five  critical  conditions  were  met. 
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^Expansion  cf  the  minority  and  community  economic 
participation  in  their  venture;  emphasis  should 
be  given  to  building  strength  from  other  teams. 

^Development  of  a  comprehensive  community  benefits 
program  that  would  outline  in  detail  how  this 
project  and  its  linkage  would  produce  jobs,  housing, 
child  care,  and  other  necessary  community  services. 

^The  development  of  a  feasible  housing  creation 
and  production  plan;  emphasis  should  be  given 
to  homeownership  opportunities  in  both  communities. 

'Submission  of  a  development  plan  that  is  sensitive 

to   both   the   Chinatown   and   Roxbury  communities 

and   consistent   with   state   and   city  development 
regulations  . 

''Reaching  agreement  with  private  investors  to 
guarantee  development  of  this  project  in  a  way 
that  vests  controlling  interest  with  community 
partners  . 


All  of  this  would  be  subject  to  the  approvals  of  the 
city,  the  state,  and  the  communities.  If  in  our 
collective  judgement  these  requirements  were  not  met, 
an  RFP  would  then  be  issued. 


This  approach  has  the  potential  to  leverage  the  maximum 
possible  benefit  for  the  community  and  equity  for  the 
development  team.  It  could  lead  to  the  kind  of 
breakthrough  we  both  believe  this  project  has  the 
potential  to  achieve.  I  welcome  your  thoughtful 
consideration  of  this  proposal  and  the  response  of  the 
community  to  this  concept  as  we  develop  it  in  further 
detail . 


ncerely  ^°^t^^y 


L.  Flynn 


Mayo 
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PARCEL  TO  PARCEL  LINKAGE 
MINORITY  EQUITY  OWNERSHIP 
THE  RFP  OR  THE  CHALLENGE  TRACK 

o   Under  the   initially   proposed   developer  selection   process,    the  minority 
team   selected   winner  of  the   Request  for  Qualifications   (RFQ)  would   be 
the  designated   minority   partner   in   the  combined   projects.      A   Request  for 
Proposals   (RFP)   would   then   be   issued   to   select  the  majority   partner. 
The  minority   partner  would   have  a   minimum  of  30%  equity  ownership   in 
the  combined    projects.      The  estimated   total   development  cost  of  the 
combined   projects   is   $400  million. 

o     The  alternative   to  the    RFQ/RFP   process    is   the   Challenge  Track.      With 
this   alternative,    the   minority   team   selected   winner  of  the    RFQ   would 
have   120  days  to   satisfy   requirements  for  tentative  designation   as 
developer  of  the  combined   projects.      This  change   in   procedure  could 
increase  the  equity  of  the  minority   team   from  30%  to  a  majority   position. 

0     The  Challenge  Track   provides  the  opportunity  to   increase  the  amount  of 
community   benefits   while  maintaining   appropriately   scaled   development. 

o     The  Challenge  Track  would   require  the  winner  of  the   RFQ  process  to 
satisfy  five  criteria   in  order  to  obtain   tentative  designation  as  developer 
of  both   projects: 

Expand   minority  and   community   participation   in  the  venture; 
Develop  a   detailed   and   comprehensive  community   benefits   plan; 
Develop   a  feasible  housing  creation   and   production   plan; 
-      Submit  a   development   plan   for  each    site  that   is   sensitive  to  the 
neighborhoods  and   complies  with   state  and   city   regulations;    and 
Reach   an   agreement   with    private   investors   that   promotes   community 
ownership. 

o     By  eliminating   the  need   to   issue  a   Request  for   Proposals   (RFP),    the 
Challenge  Track   simplifies  the  development  approval   process  and   allows 
for  groundbreaking    in   Spring   of   1988.      Groundbreaking   would   not  occur 
until    Spring   of   1989   under  the   RFQ/RFP   process.      Under  the  Challenge 
Track,    the  first   phase   buildings   could   be   ready   for  occupancy   in   the 
last  quarter  of  1990.      Under  the   RFQ/RFP   process,    the  earliest  occu- 
pancy date  would   be   late  1991. 
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PARCEL    TO    PARCEL    LINKAGE 
SELECTION    PROCESS   SCHEDULE 


Date  Activity 

March  28,    1987         Roxbury   Neighborhood    Review  Meeting 

March   31,    1987         Chinatown    Neighborhood    Review  Meeting 

April  14,  1987  End   of  Written   Comment   Period 

April  21,  1987  Chinatown/South   Cove   Neighborhood   Council    Recommendation 

April  24,  1987  Parcel    18+  Task    Force   Recommendation 

April  28,  1987  Recommendation   to   BRA   Board 

RFP    Process  Challenge  Track 

May,    1987  Select    RFQ  Winner  Select   RFQ  Winner 

May,    1987  issue  draft   RFP  * 

June,    1987  End   of  Community,    Agency  * 

Review   Period 

July,    1987  Issue    RFP  Community   and   Agency 

Review 

November,    1987        RFP   Submissions    Due  Tentative   Designation 

January,    1988  Community,    Agency    Review  Complete   Community, 

of   RFP   Submissions  Agency   and    Environmental 

Review 

Spring  of  1988  Final    Designation  Groundbreaking 
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PARCEL   TO    PARCEL    LINKAGE 
PROGRAM   OVERVIEW 


o      Parcel    to   Parcel    Linkage   is   a   pioneering   public   land   disposition   policy 
that  links  the  downtown   economy   to  the  city's  economically  depressed 
neighborhoods.      This   concept  of   linkage   is   a   new   approach   to   public- 
private  partnerships   to  build   and    strengthen    neighborhood   economies. 

o     Over  $7   billion   has   been    invested   in    Boston   over  the   last   nine  years; 
and   $3   billion   in   private  development   projects   have   been   approved   since 
mid-1984.      Parcel   to   Parcel    Linkage  provides  access  to  this  dynamic 
economy   for  the  minority   community  of   Boston.      Parcel    to   Parcel    Linkage 
signifies  jobs   and    income  growth   that   will    bring    Boston   minority   resi- 
dents  into  the  fold  of   Boston's   growth   economy.      The   Kingston-Bedford/ 
Essex   and    Parcel    18   projects   are  expected   to  generate  5,000   to   6,000 
permanent  jobs   and   3,000  construction   jobs. 

o      Parcel   to   Parcel    Linkage  works   this   way:      valuable   parcels  of  public   land 
in   the   heart  of  areas   undergoing    substantial    development  are   linked   to 
the  disposition  of  riskier  sites   in   the  neighborhoods.      The  program 
requires   at   least  30%  economic   participation   by   minority   businesses   and 
developers,    and   the   neighborhood    residents   themselves.      The  strategy   is 
to  create  opportunities   for  those  who   have  been   excluded   from   the 
development  economy   to   become  equity   participants    in   the  city's   growth 
economy.      Final   developer   proposals   will    be  judged   on   the  extent  to 
which   they   provided   equity  opportunities   and   decision-making    roles   for 
minorities,    and  on   the  extent  to   which   these  minority   participants   are 
widely  drawn   from    Boston's   minority   communities. 

o     Minority   businesses   have   not   been    lifted   by  the   rising   tide  of  economic 
activity   in    Boston.      The   Parcel    to   Parcel    Linkage   Program   ensures 
opportunities   for   local    and   minority   businesses   to   participate   in   the  wide 
range  of  economic  activities   that  arise  from   commercial    projects   by 
requiring   that  30   percent  of  all    contracts,    including   architecture, 
engineering,    construction   management,    market   research,    legal    services, 
marketing   and    leasing,    personnel   and    hiring,    construction   contracting, 
construction   supplies   and    services,    furnishing,    and    building   services 
and   maintenance   be  awarded   to  certified   minority   business   enterprises 
(MBEs). 

o     Through   the  totality  of  benefits  offered   by   the   Parcel    to   Parcel    Linkage 
Program    --   building    neighborhood   economies   by   providing   competitively 
priced   office   space,    increasing   job   and   housing   opportunities,    improving 
skills,    and    revitalizing    blighted   areas    --    Boston's   poorer   neighborhoods 
will    be   put  on   the   road   to  economic   equality. 

o     This   fiscal    year,    Boston   will    lose  $15  to  $30  million   due  to  federal    budget 
cuts   and   the   impact  of   "new  federalism".      In   fiscal    year   1987,    the  city 
stands   to   lose  another  $50  to  $70  million.      As   part  of  the   Parcel   to 
Parcel    Linkage   Program,    project   revenue  will    be   used   to  establish   employ- 
ment training,    day   care,    and   other   human   service  programs  that  have 
been   or  will    be  cut   by   the  federal   government. 


FULFILLING   THE    COMMUNITY'S    VISION 

In    1966,    the  Massachusetts   Department  of   Public  Works   began   to  clear   land 
along   the  Southwest   Corridor.      The   idea   was   to   build   a   Southwest   Expressway 
from    Interstate  95   in   Canton   through    Hyde   Park,    Roslindale,    Jamaica   Plain, 
Roxbury   and   the  South    End.      The   proposed   eight-lane   highway   would  join   a 
new   inner   belt  at   Northeastern    University   and   continue  across   town   to   the 
Massachusetts   Avenue   ramp  of  the  Southeast    Expressway.      In   the  clearance 
process   for  the   highway   and   the  Orange    Line,    more   than    1,000   households 
and   businesses   were   removed   and    relocated.      Accelerated   neighborhood 
deterioration    began   along   the  path   of  the  proposed    road.      A   decade  of  efforts 
by   the  city,    state,    and   community   to   improve   the   local   economy  and   the 
quality  of  life   in   these   neighborhoods   was   reversed. 

Controversy   arose   in   the  community  over  the  devastating    impacts   associated 
with   the    Inner   Belt   project.      Not   since   the  massive  clearance  of  the  West   End 
had    Boston's   neighborhoods   been   so   ill    treated   by   government.      The  chorus 
of  concern   changed    public   policy    in   a   fundamental   way.      Finally,    in   June  of 
1975,    the    1-95   roadway   was  officially   removed   from  the   Federal    Interstate 
Highway   System   by   Governor  Michael    Dukakis.      All   construction   funds   pre- 
viously  earmarked   for   the   highway   were   transferred   to  transit  and   community 
development.      This   turn   of  events   marked   the  first   time   that  a   major  express- - 
way   had   been   stopped    by   the  community   and   the   funding   and    land   converted 
to  community   benefit. 

With   a  common   voice,    people  across   the   Corridor  expressed   a   vision   for  a   new 
community.      It  would   be  a   community  of  economic  opportunity,    affordable 
housing,    jobs   for   residents,    and    it  would    be  a   community  of  tolerance  and 
acceptance  of  diversity.      Most   importantly,    it  would   be  a   community   planned 
by  and   for  the  community's   benefit. 

The   last  and   most  critical   objective  of   the   Parcel    to   Parcel    Linkage   Program, 
Project    I,    is   to   fulfill    the  community's   vision   for  the  Southwest   Corridor. 
Until    this   is   done,    the   hours  of  effort,    the  courageous    stands   taken   by   public 
officials   and   community  organizers,    the   dreams   and   aspirations   so  deeply   felt 
and   so   long   held   by   hundreds   and    hundreds  of  people   have   been    for   naught. 

The  community's   continued   dedication   to   their  vision    for   the   Southwest 
Corridor  will    lead   to   its   fulfillment.      The    Parcel    18+  Task    Force,    composed  of 
representatives  of  state  and   city   agencies.    Northeastern    University,    the 
Community    Development   Corporation   of   Boston,    Lower   Roxbury   Development 
Corporation,    Greater    Roxbury   Development   Corporation,    Roxbury   Action 
Program,    Mission    Hill    Extension,    Whittier  Street   Tenant   Policy   Council,    and 
United    Neighbors  of   Lower   Roxbury,    has   been    pursuing   this   vision   for  over 
ten   years.      On   July   31,    1985  the   Parcel    18+  Task    Force   reaffirmed    its 
commitment  by   signing    the   Memorandum   of  Agreement  with    the   state  and   the 
city.      This   Agreement  outlines   the   Task    Force's   vital    role   in   shaping 
development  on    Parcel    18   -   development   that  would    provide   more  jobs,    more 
housing,    and   expanded   economic  opportunity   for  community    residents,    and 
would   contribute  an   exciting   urban    form   to   the  area. 


MINORITY  EQUITY 

0     Required  minimum  30% 
equity  participation 
by  minorities 

0     Challenge   Track   would   allow 
maiority   position 


LINKAGE  BENEFITS 

0     Up  to  $1.4M  Jobs   Linkage 
From   Both   Projects 

0     Up  to  $4M  Housing   Linkage 

From   Kingston-Bedford, 

up  to  50%  upfront 
0     Up  to  $3M   Housing   Linkage 

From   Parcel    18,    up  to  50%  upfront 
o     Up  to  50%  Housing   Linkage 

Targeted  for  Areas  of  Impact 


BUILDING  AN  AREA   ECONOMY 

o  Economic  Viability 

o  Employment  Opportunity 

o  Commercial   Capacity 

0  Cultural   Vitality 

0  Affordable   Housing 

0  Improved  Quality   of   Life 


MINORITY  BUSINESS  OPPORTUNITIES 

0     Required  Minimum  30%  Contracts  to 
MBEs  for 

Engineering 
Architecture 
Law 

-  Marketing  and    Leasing 

-  Construction   and  Management 

-  Personnel   and   Hiring 

-  Construction  Contracting 

-  Construction  Supplies  and   Services 

-  Furnishings 


EMPLOYMENT 

0 

$1.4M  Jobs   Linkage 

From   Both   Projects 

0 

3,000  Construction  Jobs 

0 

7,500  permanent  jobs 

-      3,500   downtown 

-     a,000  neighborhood 

0 

Daycare  Space 

CULTURAL  AND 
COMMERCIAL  BENEFITS 

o     Affordable  Community   Retail 

Space  Downtown  and   Neighborhood 

o     Performing   Arts  Center 


NEIGHBORHOOD  DEVELOPMENT 

Upfront  Contribution 
Project  Cash   Flows 
Participation  in   Refinancings, 
Syndications,    Residuals 
Commercial   UDAG   Paybacks 
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AREA  MARKETS 


PhoDE     island 


SS=;  LEVEL  OF  ECONOMIC    activity 


PARCEL  18:  PROXIMITY  TO  DOWNTOWN  AND  TRANSPORTATION 


INTERNATIONAL 
AIRPORT 


Location 

Parcel  18  is 

•  6  Minutes  to  Copley  Square 

•  8  Minutes  to  Post  Office  Sauare 

•  13  Minutes  to  Logan  Airport 

•  8.4  Miles  to  Route  128 

•  Next  to  Orange  Line 
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P^cel-to-P^cel  Linkage 

of 
Boston  Development  Sites 


CHARLESTOWN 


NORTH  STATION 


DOWNTOWN  BOSTON 


Kingston- Bedford/Ess«x 


J 


SOUTH  STATION 


Parcel  18 


Request  for  Qualifications 

from 

Minority  Development  Partners 

and 

Minority  Business  Enterprises 

issued  by 

City  of  Boston,  Commonwealth  of  Massachusetts 

and  the  Communities  of  Roxbury  and  Chinatown 

The  Boston  Redevelopment  Authonty  on  behalf  of  the  Cit>'.  the  Commonwealth 
and  the  communities  of  Roxbury  and  Chinatown  requests  the  submission  of 
qualifications  from  minonty  development  partners  and  minority  business 
enterpnses  to  participate  in  the  development  of  two  publicly-owned  parcels. 
The  parcels  include  47,000  square  feet  on  two  adjacent  sites  in  downtown  and 
5.6  acres  in  Roxbury. 

Through  a  program  of  "parcel-to-parcel  linkage",  the  City  and  Commonwealth 
will  dispose  of  the  two  parcels  in  a  process  designed  to  increase  opportunities 
for  minority  equity  participation  in  development  and  to  promote  neighborhood 
economic  growth.  In  the  first  phase  of  the  process,  a  minority  development 
partner  will  be  selected  through  this  Request  for  Qualifications  (RFQ)  to 
become  part  of  a  team  responsible  for  developing  both  parcels.  In  the  second 
phase  Request  for  Proposals,  a  development  team  will  be  selected  to  be 
responsible  for  the  entire  parcel  to  parcel  linkage  project.  This  will  include 
mixed-use  developments  of  450,000-700.000  gross  square  feet  on  the  down- 
town parcel  and  500,000-860,000  gross  square  feet  on  the  Roxbury  site. 

The  development  team  will  be  required  to  employ  Minonty  Business  Enter- 
prises (MBE)  for  at  least  30%  of  construction  contracts  and  professional  and 
technical  services.  From  MBE  responses  to  the  RFQ,  the  City  will  compile  a 
list  of  qualified  MBEs  for  reference  by  the  development  team  and  all  future 
public  and  pnvate  developers  in  Boston. 

For  submission  requirements  and  guidelines,  interested  parties  should  send  a 
non-refundable  check  for  $25 payable  to  the  Boston  Redevelopment  Authonty  to: 

Assistant  Director,  Neighborhood  Housing  &  Development 

Boston  Redevelopment  Authority 

Room  949 

One  City  Hall  Square 

Boston,  MA  02201 

Submission  requirements  and  guidelines  will  be  available  November  7,  1986. 
Responses  must  be  submitted  by  5p.m. ,  January  8.  1987. 
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AN  AGREEMENT  BY  THE 

GOVERNOR  OF  THE 

COMMONWEALTH  AND  THE 

MAYOR  OF  THE  CITY  OF  BOSTON 

TO  DEVELOP  COOPERATIVELY 

THE  PARCEL  18+  PLANNING  AREA 


July  31,  1985 


V  Ve.  (fae  Covcnor  of  cfae  CoauBOovneiidi  and  the  Miryor  of  (be  Cicv  of  Bomoh.  hereby  a^ree  n  preceed 
toyetfag  in  the  omdv  dev^kipmau  of  the  irea  «k)Bf  Btumo'i  Soutfawqc  Comdor  known  ai  "Parcei  18 1-' 
We  a^raed  to  undeiake  dm  venture  m  fuil  partnoship  wvh  die  tesideno  of  die  surroundmg  commumty. 

nr 

Xhii  minaove  ij  a  high  pnanr)r  for  us  and  fiv  our  adminiiizations  because  It  repreaena  a  unique  opporru  ■ 
airy  m  bnny  die  benefin  of  Bowon'i  and  Mimrhiuetg'  ocpandinf  commeroai  economv  into  diehean  ot 
a diadvmma^ed  inner  ary  rrprimnil  communiryi  Pared  18 4-  ippiPMnn  a  unique  opporrumty  to  change 
conrtirifmi ««  find  unaccepcabk—  profound  pewercy  and  disinvaanent  in  the  ih^low  of  expanding  ec^ 
nfimir  proepenty. 

T 

Xhe  peopie  who  live  aioof  die  Soudnoex  Corridor—  lodividuai  aazens  and  through  chea*  educaoonai. 
pianninf,  and  deveiopmeBt  orgmnizBoona—  have  been  and  will  be  fuii  partiapanta  m  dm  unique  opporcu- 
Qiry  for  oov  »''*^*^niK  growdi  in  their  '""^^munin^ 

Xhe  Commoa««aidi  hai  long  looked  forvdpd  to  the  development  ot  Parcel  18  ♦  aithe  cuimmanon  or  a 
decade- long  public  invminmr  tn  the  South>we»  Comdor 

■  Ibday  at  the  Ruggfes  Street  Sranon  vwe  mark  die  finai  phase  of  conscrucnon  of  the  Southwest 
Comdor  tisnsponation  project— at  S747  million,  die  largest  aansportanon  mveamient  m 
dte  hijory  of  dus  sate. 

•  Laiw  this  5uinpiec  **  will  begin  consrruraon  of  the  $40  icillion  prmanent  (r^unpus  tor 
Rodxiry  Community  College. 

*  Later  this  yeac  w«  will  begm  final  landscaping  of  the  82- Kre  linear  park  that  will  run  along 
the  Comdor  through  the  bean  of  thu  City. 


•]  fi- 


Por  the  Cicv,  Parcel  18  ■<•  tnariu  the  be^uuua?  of  a  comppeheiuive  pevitalizanon  program  for  -Jie  icuare 
mile  jurroundinj  Dudlev  Stanon.  Aker  more  than  r»«  decades  ot'  nunimal  prrvate  invejonent.  -jie  State 
and  the  Cicv  are  committed  to  bnn^m?  easnomic  viulirv  and  opportuniaes  for  equicv  and  meanmsnU 
empioymeat  to  the  Oudiev  area.  That  tzannbrmaoon  can  ben  be^m  at  Parcel  18  ■* 

lb  the  residents  this  moment  petleca  the  final  na^  of  their  in%^lvement  in  the  piannmg  of  the  public  invest- 
ment on  thu  comdor.  and  the  beginning  of  their  realizanon  of  its  economic  benel'itj. 

With  this  agreeniem  and  the  rlnnimcnf  that  accompanies  u,  v«e  commit  ourselves  and  our  adminiitranons 

todav  to  a  lenes  of  reps  that  can  make  Pircd  18 +  ,  and  wtda  It  the  Southv»«»  Comdor  and  Dudlev  Stanon. 
a  new  xsurce  of  ecooomic  hope  for  the  peopk  of  chu  community: 

1  We  agree  to  direct  all  ScatB  and  Citva^enoes  to  toorkto^wher  to  achieve  the  release  of  a 
Pared  13  devek>pinent  propoMl  this  year  and  die  commencement  of  devetopmeru.  i  at  ail 
poMbk,  before  the  end  of  1987. 

2  We  agree  to  an  unpreeedeBtedjomtdevekjpmaitpnxeaiin  which  the  Director  of  the 
Governor's  Office  of  Ecoi»omic  Development,  the  Secretaiy  of  Ttanjportanon/\tBX\ 
Chairman,  and  the  Director  of  the  BoMon  Redevekjpmem  Authonry  will  coordinate,  on 
ourjotiu  behalf,  the  plinntnf  and  impieiaeataaon  of  devekjpment  eSore%. 

3  We  agree  that  the  BoKon  Redevelopment  Authotwy  wJl  ta  a*  development  agent  for  the  - 
State,  M7IA  and  City  in  the  development  of  Pared  18  ptt>pec 

4  We  m-i-igniir  the  vital  rtile  of  the  ctsmmuniry  in  the  devekjpmew  process  and  w^  agree  to 
continue  to  *ork  with  the  Pared  18  +  laak  Fotw  as  tne  legmmace  public  pamapatory  bodv 
for  the  devdopment  of  Pared  18  > . 

3  We  agree  to  promote  and  abeam  the  highest  posnble  levds  of  economic  benefia.  includ- 
ing equity  partjapanoa,  in  the  Pirwl'  18  f  devdopmeiu  projects  for  the  residents  of  the  adja- 
cent neighborhoods,  (or  minonty  busmen  enterprises,  and  for  communicv  development 
corpoiaooiu. 

6  We  agree  to  link  the  devdopment  ngfats  for  Pared  18  to  the  devdopment  nghts  for  a  major 
downtown  pareel,  to  manmiTr  the  economic  atn^aveness  of  Pared  18. 

7  We  agree  to  coortlinate  and  expedite  aH  needed  public  reviews  and  permia.  to  provide  airv 
public  incentives  to  strengthen  the  devdopmau,  and  to  commu  atrv  public  financing  ano/or 
unpKwemeBts  available  to  us,  to  ensure  not  onlv  that  development  can  go  forward,  but  tnat 
it  generates  subscannal  economic  benefio  to  the  rescents  of  this  commumcv. 

8  We  agree  to  comnut  public  sector  tenancy  to  the  Parcel  18  development  both  to  ensure  the 
wt)nnmic  viability  of  the  projea  and  to  bring  vital  puolic  services  doser  to  the  residents  of 
the  neighborhoods. 

■  31,  1985.  the  Commonwealth  of  Massachusetts  and  the  Cicv  of 
joves.  have  caused  this  agreement  to  be  signed,  jeaieo.  and  deliv- 
bm. 


.MkhadS.  Dukakis 
rinmmiii  iif Fif  III— liiiMiii 


FTvnn 
Ma^Ku;  CityofBoann 


ON  BER\LJ  OF  OUR  COMNfLTnTY  u\d  m  the  wimcM  of  the  prmaoies  and  a^r-emenu  unducea 
hemn.  we  nave  enaoned  tna  si^ea  aiu  Agreement  in  cae  presence  ot  tne  Governor,  -jie  Mivrsr  ina 
our  cotnmuiurv.  '     ,  • . 
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New  England  Newsclip  Agency  Inc, 


Cites  statistics  on  minorities 
to  support  ownership  proposal 


ByTvllchael  K.  Frlsby 
Globe  Staff 

The  Boalon  Redevclopmenl  Au- 
■hoi  II V  iiM-rl  statistics  shiiuini: 
that  nif.uinllcs  are  not  Ix-n'-lll  iiiu 
from  I  he  downtown  devi.-lnijmcnt 
t)O0m  to  support  Its  passn^o  ol 
Mayor  Klynn's  proposal  to  make 
minorities  30  percent  owners  of  a 
major  development  project. 

A  resolution  approved  by  the 
BRA  txiard  this  week  said  that  $7 
billion  has  been  Invested  In  Bos- 
ton over  the  last  nine  years,  in- 
-tiludlng  $3  billion  since  mld-1984. 
but  minority  residents  have  not 
benefited  from  this  economic 
growth. 

"Employment  In  the  financial. 
Insurance,  educational,  medical, 
and  business  and  professional 
sectors  In  the  city  has  grown  26 
percent  since  1976,"  the  resolu- 
tion said. 

"Yet  the  vast  majority  of  these 
Jots,  and  other  economic  benefits 
generated  by  this  growth,  have 
not  directly  reached  Beaton's  low- 
and  moderate-Income  residents. 
and  in  particular,  the  city's  mi- 


nority community.  In  fact,  poverty 
Is  on  the  rise  In  this  city  of  proe- 
perllv."  I 

ni'.A  (ilrcrtor  Stephen  Coyle 
.<ii.d  '  !•  !t""nrv  used  the  data  as  a 
b.isl;  .'■'I  Its  \cfiii\  argument  that 
the  r;iy  i  an  require  the  30  percent 
rnlnurity  equity  In  the  Klngston- 
BcdforcJ/Parcel  18  development 
project  downtown  and  In  Roxbury 
as  a  spec  I  He  remedy  to  address  the 
fact  that  minorities  have  tieen  ex- 
cluded from  economic  growth. 

He  said  that  a  three-pronged 
test  for  set-aside  programs  has 
tieen  developed  In  previous  court 
challenges:  The  governing  tiody, 
the  BRA,  must  have  the  authority 
to  chose  such  a  remedy;  the  plan 
must  have  a  valid  remedial  aim 
and  be  designed  to  eliminate  the 
effects  of  past  discrimination  and 
the  plan  must  be  narrowly  tai- 
lored, r..— -— ;,      'J.-,  - 

The  BRA.  Coyle  said,  clearly 
has  the  power  to  act  as  a  redevel-  t 
opment  agency  and  designate  de--. 
velopers  and  he  said  the  proposed  '■ 
plan  is  narrowly  tailored  to  Its  re- - 
medial  aim  of  responding  to  busi- 
nesses that  previously  didn't  have 


the  opportunities  to  participate  In 
major  projects. 

To  prove  that  minorities  have 
not  benefited  from  the  economic 
twom.  the  BRA  presented  statis- 
tics to  the  board,  saying  that: 

•  While  Boston's  employment 
has  grown  In  recent  years  and 
downtown  employment  Increased 
6.3  percent  from  1982  to  1985,  the 
unemployment  rate  for  minorities 
has  been  as  high  as  10  percent, 
compared  with  3  percent  for 
whites.  ""■• 

•  Over  the  past  15  years,  mln- 
orltes  have  grown  from  18  percent 
of  the  city's  population  In  1970  to 
34  percent  today.   For  example, . 
only  10  percent  -  or  123  -  of  the 
black-owned  businesses  In  the  ' 
city  had  paid  employees  in  1982.,' 
Black-owned  firms  account  for 
less  than  1  percent  of  the  total  ■ 
business  establishments  In  Bos- 
ton and  that  figure  is  far  below 
the  black  percentage  of  the  city's 
population,  which  Is  23  percent.    ' 

•  Among  city  residents,  the 
median 'Income  for  white  house- 
holds Is  $22,543,  compared  to^ 
$13,699  for  minorlUes. 
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r  Kiiii  due  to  seek  BRA  approval  today 
for  30  percent  minority  linliage  plan 


PARCEL 

Conllnued  Trom  Page  21 

view  t^n  data  submitted  by 
Ihn  inicrcstfi'  [wriics  and  desig- 


nate one  development  group  for 
the  project.  The  minority  group 
will  then  have  nine  months  to  find 
a  majority  prrlner  to  be  codeve- 
lp|i''i  m'  I  he  ;  (  iiiplcxcs  planned  for 
Ihc  isvo  ..iM  s 

L.ibi  week,  several  leading 
l;la<  k.  llispaiiir  and  Asian  busi- 
ness leaders  formed  a  partnership 
CcTlled  Columbia  Plaza  Associates, 
raised  $2.5  million,  and  Informed 
the  city  that  their  group  plans  to 
enter  a  serious  bid  to  t^e  the  mi- 
nority developer.  BRA  sources  ac- 
knowledge that  other  groupw  are 
also  preparing  bids. 

Before  the  prqect  can  go  for- 
ward, however,  a  number  of  state 
and  city  boards  and  agencies  that  ■ 
control  the  garage  and  the  Rox- 
bury  site  must  give  their  approval. 
City  agencies  control  the  down- 
town site,  while  the  Roxbury  site 
Is  jointly  owned  by  the  city  and 
the  MBTA. 

City  Hall  sources  said  Flynn  Is 
solidly  behind  the  project  and  re- 
portedly hasordered  all  city  agen- 
cies to  mov<  swiftly  forward  with 
the  plan.     /        j 

The  pa;cel-to-parcel  linkage 
program,  vhich  would  also  call 
for  a  30  preen t  participation  by 
minority  contractors,  building 
suppliers  and  other  businesses.  Is, 
seen  as  apart  of  a  subtle  Flynn 
campaign  igalnst  the  Roxbury  se- 
cession m(vcnirru. 


Supporters  of  secession,  who 
have  collected  enough  signatures 
to  put  the  question  on  the  Novem- 
ber ballot,  have  targeted  control 
over  Roxburys  future  develop- 
ment as  a  key  issue  in  their  cam- 
paign. 

Meanwhile,  state  officials  are 
reportedly  scrutinizing  the  parcel- 
to-parcel  proposal land  having  it 
reviewed  by  lawyers. 

The  resolution  proposed  to  the 
BRA  board  will  explain  the  city's 
rationale  and  glvq  legal  support 
for  the  requirement  that  30  per- 
cent of  the  project  tje  owned  by  mi- 
norities. J 

BRA  director  Stephen  Coyle 
said  the  city's  reasoning  is  based 
on  data  showing  that  four  city- 
owned  garages  sold  to  developers 
In  1983  spurred, $800  million 
worth  of  developoient  projects, 
but  none  of  the  developers  were 
minorities.  ^ 

He  said  the  resolution  will  note 
that  while  governnient  has  trted  ' 
to  Improve  the  status  of  minor- 
ities, poverty  remains  In  minority 
communities..  He  said  measures 
such  as  the  linkage  program  are 
needed  to  create  opportunities  for 
minority  developers. 

Coyle  said  that  uiinorlty  devel- 
opers not  chosen  as(the  30  percent 
partner  will  be  allowed  to  bid  as 
developers  of  smaller  sections  of 
the  development  project. 
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A  linkage  proposal 
witJi  downtown  lure 

City  packages  Chinatown-Roxbury  developments 


By  John  Powers 
Globe  Stair 

The  Idea  -  "parcel-to-parcel 
linkage"  -  Is  simple.  The  city 
takes  a  valuable  chunk  of 
downtown  land  on  China- 
town's doorstep.  Joins  It  to  a 
vacant  lot  In  Roxbury  and  offers  them  to 
developers  as  a  package.  If  you  want  to 
build  on  the  one.  you  also  build  on  the 
other. 

The  city  gets  linkage  fees,  tax  pay- 
ments and  Jobs  out  of  It.  The  developer 
gets  a  sweet  deal  on  both  the  land  and  the 
financing.  And  the  neighborhoods  get 
both  the  economic  benefits  and  the  affor- 
dable housing  that  Mayor  Ray  Flynn  has 
long  promised  them. 

'I  can  tell  you  It's  the  greatest  Idea 
since  sliced  bread. "  says  Boston  Redevel- 
opment Authority  director  Stephen  Coyle, 
who  will  be  the  project's  development 
agent.  "I  can  also  tell  you  It's  the  riskiest 
development  undertaking  In  the  city's 
history." 

The  gambles  are  numerous.  The  city 
and  state  will  have  to-  put  up  more  than 
$100  million  In  land  and  subsidies  to  at- 
tract a  major  developer  to  an  area  that 
has  lain  fallow  despite  an  unprecedented 
building  boom.  Two  diverse  neighbor- 
hoods -  one  black,  the  other  Asian  -  will 
have  to  trust  that  government  and  pri- 


vate builders  will  keep  their  best  Interests 
m  mind.  And  the  Dukakis  and  Flynn  ad- 
ministrations will  have  to  set  aside  long- 
standing turf  considerations. 

But  the  rewards  are  unprecedented.  If 
the  concept  works,  the  state  will  have  an 
anchor  complex  to  help  Justify  the  $750 
million.  Investment  It  is  making  In  the 
Southwest  Corridor.  The  city  will  be  able 
to  keep  downtown  businesses  from  put- 
ting their  back  offices  In  the  suburbs. 
And  both  communities  will  reap  lasting 
benefits  from  housing.  Jobs  and  com- 
ment. "Its  an  economic  Declaration  of 
Independence  for  people  In  the  neighbor- 
hoods." Coyle  says. 

City  and  state  IncentlTes 

To  make  It  happen,  the  city  and  state 
are  offering  unparalleled  sweeteners  to 
potential  developers  -  cheap  land,  free  en- 
gineering and  foundation  work,  environ- 
mental studies,  cash  from  underground 
garages,  creative  financing.  Of  a  total 
cost  of  $410  million  for  the  first  two  par- 
cel-to-parcel projects,  the  public  subsidy 
would  be  nearly  $115  million,  or  28  per- 
cent. "• 

Revolutionary  concepts  abound  here. 
The  state,  which  owns  most  of  the  Rox- 
bury site  (known  as  Parcel  18),  and  the 

LINKAGE.  Page  A20 


BRA  director 
Stephen  Coyle. 
left,  with  Bos- 
ton Mayor  Ray 
Flynn.  calls 
linkage  plan 
the  city's  "ris- 
kiest" such  un- 
dertaking ever 
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continued  from  Page  Al 7 
cdjr,  whicb  Qwns  the  downtown  site  (the 
KJngjjBn-B«t*9r*^ayai?e).  have  to  work 
togetber.  Mlniiirfty- p«r*ntrs  will  own- 25' 
pgiT'Jfit  ot  fffe-eqirify'  And  a  major  devel-' 
oper  will  have  to  bulid  a  $100  million 
complex  In  an  area  where  nobody  but  the 
MBTA  has  Invested  In  decades. 

"How  complicated  is  It?  Coyles  full- 
scale  presentation,  chock-a-block  with 
theories,  numbers  and  optimism,  takes 
five  hours.  The  BRA's  menu  of  building 
options  numbers  nearly  a  dizen  Its  num- 
ber projections  consume  a  thousand 
printout  pages.  It  will  take  another  19 
months  Just  to  break  ground  and  four 
mort  years  to  finish. 

■  It  took  the  state  and  city  the  better 
part  of  a  year  merely  to  agree  on  goals 
ain*  ground  rules.  When  Raymond  Flynn 
and  Michael  Dukakis  signed  an  ersatz 
pafchment  scroll  at  a  formal  public  cere- 
mony last  July,  aides  dubbed  it  the 
"T/^eaty  of  Paris."  "We've  had  to  deal 
wttTi  ail  the  overarching  bureaucratic 
turf  battles  that  always  happen  in  this 
town.'^says  Coyle. 

'The  cily  had  hoped  to  tentatively  des- 
ignate a  developer  by  now,  but  that  point 
is  sfUl  10  months  away.  "You  get  Into  It, 
ani^^you  realize  how  complex  it  Is,"  says 
AlSen  Rame.  the  governor's  development 
chief. 

Unanswered  questions  loom  every- 
where. Can  City  Hall  and  the  State  House 
(specifically.  Coyle.  Raine  cind  Transpor- 
tdtjon  Secretary  Frederick  Salvucci)  agree 
on-'i'procei.s''"  Can  the  ctty  find  a  quali- 
fied minority  development  team?  Can  It 
lure.- a  major  builder  willing  to  take  the 
risk- that  office  tenants  won't  come  to 
Ros bury?  Can  it  make  both  nelghbor- 
hoeds  believe  the  benefits  will  outweigh 
the- burdens? 

A  BRA  progress  report  tomorrow 

■The  BRA  will  provide  some  answers 
tomorrow,  whei>  ii  j^ives  a  progress  report 
to  the  governor  and  the  mayor.  The  re- 
port will  be  full  of  numbers,  assumptions 
and  variables,  but  the  underlying  theme 
will  be  basic-  Everyone  can  t)eneflt  If  par- 


cel-to-parrel linkage  works.  _.    .    .\  ,, 

•  BuCXbfi  cofollary  Is  also -bask::  Every- 
one has  to  ijeneflt.  "This  project."  admits 
Raine.  "has  to  do  a  lot  of  things." 

For  a  Roxbury  community  paralyzer* 
by  three  decades  of  disinvestment  ana 
;unemploymerit.  Parcer  18' ifiilst  be  I'At 
tseed  that  helps  regenerate  the  whole  area. 

.".The.,  bottom,  line  Is  economics."  says 
Lloyd  King  of  the  Roxbury  A'_tlon 
Program,  a  member  of  the  Parcfl  18-t- 
task  force.  "How  do  we  put  morr;  money 
Into  the  hands  of  the  people  who  live 
here?  Development  Is  the  answer.  There's 
no  disagreement  about  that." 

What  the  city  Is  olterlng  Roxbury  Is  a 
six-acre  complex  that  provides  affordable 
housing  units,  subsidized  space  for  local 
merchants,  a  cultural  center  and  office 
space  that  will  create  Jobs  for  area  resi- 
dents. And  minority  developers  will  get  a 
lasting  piece  of  the  action.  "A  chance, ' 
Coyle  says,  "to  play  In  the  World  Series." 

For  Chinatown,  which  wUI  have  to 
swallow  a  500-foot  office  tower  and  even 
more  street  congestion  than  It  now  en- 
dures, the  Kingston-Bedford  site  will  have 
to  spin  off  the  same  benefits  without  de- 
vouring the  neighborhood. 

'We  want  to  be  sure  that  if  the  build- 
ing goes  up.  It's  not  going  to*  create  a 


.  trickle  etlect  that  forces  people  out.  '  st->s 
Stephen  fee.  a  membe.'-  of  the  Chinatown 
Neighborhaod  Council.  'We''e  nor_  op- 
posed to  development,  but  we  don  t  -.vant 
to  be  overwhelmed,  and  we  want  to  make 
sure  the  community  benefits  from  it. 
That's  where  Chinatown  is  coming 
from." 

What  the  city  tr>  offering  the  neighbor- 
hood is  a  piece  of  the  linkage  money  from 
the  tower,  bargain  rates  there  for  local 
merchants.  Jobs,  a  social  sen'Ices  pack- 
age and  a  master  Chinatown  .'.oning  plan. 
And  when  the  nearby  (.■:ty-owned  parking 
lot  at  140  Essex  Si.  is  sold  as  part  of  the 
second  parcel-to-parrfi  experiment.  It  will 
be  linked  to  Chinatown  housing  bites 

"There  is  a  tradeoff  Involved.  "  says 
Carol  Lee.  a  neighborhood  council  mem- 
ber. "People  haven't  made  the  decision 
yet  about  whether  It  s  worth  it.  " 

Bat  the  more  critical  question  may  be. 
whether  a  developer  feels  it's  worth   It. 
Coyle  has  drummed  up  thousands  of 
numbers  to  fjersuade  one  that  it  is 

The  Kingston-Bedford  sue  is  prime 
acreage,  sitting  where  the  financial  and 
retail  districts  and  the  Red  and  Orange 
lines  all  converge.  The  city  is  willing  to 
sell  it  for  haif  i'.s  $40  million  value,  clear 
the  site  and  build  a  garage  beneath  It 
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On  the  Parcel  19  end.-  the  devetoper 
could  lease  the  land  cheaply  or  spread  f  her 
■  purchase  payments  over  time  and  defray 
his  budding  costs  with  various  forms  of 
public  subsidies.  He  would  get  both  sites 
fully  engineered,  with  environmental 
studlfe  In  hand  and  minority  partners  al- 
ready screened  and  chosen. 

"We're  building  the  launching  pad." 
Coyle  says.  "AH  the  developer  has  to  do  Is 
takeoff.  • 

The  numl)ers  are  attractive,  but  some 
developers  feel  there,  has  to  be  more  put)- 
llc  involvement  on  Parcel  18  -  specifical- 
ly, public  agencies  relocating  there. 

"That  site  will  require  the  kind  of  gov- 
ernment  participation  that  Scollay 
Square  did  in  the  Sixties."  says  John 
Hyncs  of  Lincoln  Property  Co..  which  is 
Interested  In  the  project.  "You  need  some- 
thing like  a  Government  Center."" 

The  privately-stated  concern  of  a 
number  of  developers  Is  that  office  ten- 
ants will  shy  away  from  the  Roxbury  site 
for  safety  reasons,  that  It  will  be  an  is- 
land in  a  sea  of  vacant  lots  and  mercury- 
vapor  streetlights. 

"That  two  miles  to  the  Hancock  Tower 
might  as  well  be  20."  says  one  developer. 
"If  the  site  were  that  muph  in  demand. 
you  wouldn't  have  to  link  It  to  one  down- 
town." 


Raine  shrugs  aside  those  worries. 
TTiere  will  be  other  lots-  developed  up  and 
down  the  Southwest  Cor.-idor.  he  says,  as 
builders  exploit  the  T's  retocated  Orange 
Line  there.  The  state  Is  creating  parkland 
nearby  and  building  a  commdnity  col- 
lege.    '    ■ 

"No  developer  should  tear  that  If  he 
goes  forward  on  Parcel  18.  he'll'  be  the 
only  thing  there.  "  says  Ralne. 

Neigbborboods  have  macb  to  gain 

The  BRA  is  convinced  that  the  market 
follows  the  numbers  and  that  the  num- 
bers are  irresistible.  The  Parcel  18  com- 
plex could  offer  Jumbo  suburban-style  of- 
fice floors  at  cheaper  rents  than  firms 
would  pay  In  Cambridge.  Burlington. 
Qulncy  or  Wellesley.  A  tank  or  law  firm 
could  put  Its  back-office  people  there  and 
know  they'll  only  be  a  10-mlnute  T  ride 
from  their  downtown  boss. 

It  has  to  be.  since  so  many  have  so 
much  riding  on  it.  Parcel-to-parcel  link- 
age Is  probably  the  t)est  way  for  China- 
town to  get  some  fruit  from  the  down- 
town boom,  plus  the  housing  it  badly 
needs.  Without  it.  the  neighborhood  gets 
nothing  but  a  500-foot  shadow  and 
clogged  streets. 

It  may  be  the  best  chance  for  Roxbury 
to  come  back  to  life  on  several  fronts. 
"Until  now.  minorities  couldn't  get  into 
the  economic  mainstream.  "  says  Marvin 
Gtlmore.  who  chairs  the  Parcel  18-t-  task 
force.  'There  was  nothing  on  that  site  be- 
fore this.  Now,  there'll  be  something 
there.  It's  bound  to  benefit  the  communi- 
ty;' 

It  may  be  the  best  chance  for  Dukakis 
to  show  that  he  s  done  something  for  the 
disenfranchised  during  Massachusetts 
economic  surge  and  that  the  states  prom- 
ises left  over  from  the  Inner  Belt  days, 
when  a  swath  was  cut  through  Roxbury 
and  left  barren,  have  been  honored. 

And  it  may  be  the  best  chance  for 
Flynn  to  lay  the  keystone  for  his  policy 
that  the  neighborhoods  will  share  in 
downtown's  txiunty. 

"Everyone  wants  this  done  so  badly 
that  we  should  be  able  to  reach  a  consen- 
sus." says  Coyle.  "The  only  questions  will 
be  timing  -  and  ordering  enough  wide-an- 
gle lenses  to  accommodate  everybody  at 
the  groundbreaking.  " 
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Development  plans 
come  with  a  link 


By  Michael  K.  Frisby 
GJobe  Staff 

i  A  Boston  Redevelopment  Authority 
proposal  to  link  development  of  a  prime 
downtown  office  site  with  5.6  acres  of 
barren  public  land  In  Roxbury  calls  on 
state  and  city  agencies  to  contribute  an 
unprecedented  $114  million  In  public 
land  and  funds. 

The  BRA  yesterday  sent  Mayor  Flynn 
and  several  top  state  officials  a  160-page 
Interim  report  on  the  $413  million  devel- 
opment proposal,  which  outlines  the  fea- 
sibility of  the  plan  for  developers  and  de- 
tails the  benefits  and  costs. 

According  to  the  report,  approximate- 
ly $290  million  In  private  money  would 
be  needed  for  the  project,  and  the  public 
would  contribute  $114.8  million,  with 
the  majority  of  that  coming  from  existing 
government  programs. 

BRA  Director  Stephen  Coyle  cau- 
tioned that  "the  process  is  Just  beginning 
and  while  many  options  are  being  con- 
sidered, no  preferences  have  yet  been 
made."  He  added  that  some  changes  can 
be  made  in  the  plan  by  developers  cho- 
sen for  the  project. 

The  BRA  estimates  In  the  report  that 
benefits  produced  by  the  project  could  In- 


clude the  creation  of  3.946  construction 
Jobs  and  7.500  permanent  Jobs;  and  the 
contribution  of  $1.4  million  for  Job  train- 
ing programs  and  $7  million  In  linkage 
funds  for  housing  construction. 

A  major  goal  of  the  plan,  said  Coyle.  is 
to  turn  Parcel  18,  5.6  acres  of  barren 
public  land  at  Ruggles  and  Tremont 
streets  In  Roxbury.  into  a  thriving  urban 
complex  with  housing,  offices,  retail 
shops,  movie  theaters' and  a  performing 
arts  center. 

Because  the  Parcel  18  site  is  Jointly 
owned  by  the  city  and  state,  the  plan 
must  be  approved  by  both  Gov.  Dukakis 
and  Mayor  Flynn  before  It  can  go  for- 
ward. 

Flynn  said  yesterday  that  the 
"program  represents  a  commitment  to 
rebuild  neighborhood  economies  to  pro- 
vide equity  opfxirtunltles  for  minority  de- 
velopers and  community  corporations 
and  expand  employment  opportunities 
for  Boston  residents." 

Alden  Ralne,  the  director  of  Dukakis' 
office  of  economic  development,  who  was 
waiting  to  receive  a  copy  of  the  report 
yesterday  evening,  said  "there  has  been 
a  strong  area  of  agreement  between  the 
city  and  state  on  what  kind  of  project 
PARCEL,  Page  20 
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Continued  from  Page  19 

should  be  developed  and 
how  It  will  work." 

Ralne  noted  that  the  different 
development  options  contain  var- 
ious suggestions  on  density  and 
size  for  the  project. 
The  key  to  the  plan 

The  key  to  the  plan  Is  that  de- 
velopers of  the  prime  downtown 
site  must  also  build  on  the  Rox- 
bury  location,  which  the  BRA  offi- 
cials say  normally  would  not  elicit 
this  much  development  interest 
because  It  Is  located  In  a  poor,  pre- 
dominately minority  community. 

Under  the  plan.  25  psercent  of 
the  total,  linked  project  must  be 
owned  by  minorities  and  30  per- 
cent of  the  engineering,  legal,  ar- 
chitecture and  other  contracts 
rnqst  go  to  minorities.  The  minor- 
jty;  owners  must,  invest  betijueen  ■ 
fii^rnllllon  and  $5„»nIJIIon  to  re- 
ceive an  equity  share  worth  $100 
million  in  both  developments. 

Coyie  said  the  plan,  which 
Joins  public  land  with  mostly  pri- 
vate financing,  will  help  build  a 
neighborhood  economy  In  Rox- 
bury.  He  said  there  are  now  9.000 
Jobs  In  Roxbury  and  this  develop- 
ment would  add  another  3.500. 

"Meaningful  social  progress 
will  take  place  in  Boston  If  minor- 
ities have  access  to  the  develop- 
ment economy."  said  Coyle  "We 
are  talking  about  minorities  own- 
ing $100  million  worth  of  this  pro- 
ject. It  will  change  Boston." 

Financing  the  project 

A  55-page  executive  summary 
of  the  Interim  report  documents 
the  financial  rewards  for  major 
developers  that  participate  in  the 
project. 

The  BRA  plans  to  sell  the 
Kingston-Bedford  Garage  to  the 
developers  for  $20  million,  a  figure 


that  Coyle  says  Is  a  better  than 
normal  price  for  obtaining  down- 
town land.  The  city.  In  turn,  will 
use  $15  million  of  the  proceeds  as 
a  no-Interest  loan  toward  the  fi- 
nancing of  Parcel  18  construction. 

With  an  lnexf)enslve  land  ac- 
quisition price  and  the  city  ad- 
dressing some  infrastructure 
needs,  the  BRA  says  that  one  op- 
tion calling  for  a  490-foot  down- 
town office  tower  would  normally 
cost  $200  million  can  be  built  for 
$160  million.  The  operating  In- 
come after  completion  of  the 
downtown  project  could  start  at 
$21.8  million  a  year,  the  BRA 
says,  and  give  a  13.6  percent  re- 
turn on  total  development  costs. 

The  return,  said  Coyle.  would 
be  greater  than  some  recent  devel- 
opment projects  downtown. 

The  490-foot  office  tower  could 
be  one  of  several  buildings  Inside 
Columbia  Plaza.  thc,name  tenta- 
tively given  to  downtD3Vn  complex. 
wMch'wlll  also  house  a  250-room 
hotel  that  would  be  partially 
owned  by  the  Chinese  community 
and  two  other  office  and  retail 
buildings. 
DeTcloping  Parcel  18 

Across  the  city  on  Parcel  18, 
Coyle  said  a  numtser  of  existing 
state  and  city  programs,  such  as 
state  housing  assistance  funds, 
and  city  linkage  money  and  below 
market  rate  loans  would  help  fi- 
nance the  Parcel  18  construction 
estimated  to  cost  $102  million. 

Coyle  noted  that  rental  rates  In 
the  development  will  be  affordable 
for  small  minority  business  and  It 
is  expected  the  complex  will  also 
contain  grocery  stores.  He  said  the 
building  of  150  to  200  housing 
units  on  the  site  will  make  the 
complex  alive  at  night  and  make 
It  sajfer. 

The  proposed  timetable  calls 
for  formal  approval  of  the  project 
by  the  BRA  board,  MBTA  board, 
city  agencies  and  the  community 
groups  in  May.  By  August,  the  mi- 
nority developers  are  exf)ected  to 
be  approved  and  by  January  1987 
the  major  developers  ^111  be  tena- 
tlvely  designated  by  the  BRA. 

Under  this  schedule,  ground- 
breaking Is  scheduled  for  Oct.  28, 
1987. 
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Hub  linkage  plan  sends 

$2 1 M  to  Chinatown 


By  BRIAN  MOONEY 
THE  CITY  and  state 
may  try  to  steer  $21.5 
million  in  economic  ben- 
efits into  Boston's  China- 
town as  a  spinoff  of  the 
proposed  redevelopment 
of  nearby  city-owned 
parking  facilities. 

The  plan,  outlined  by  Bos- 
ton Redevelopment  Author- 
ity Director  Stephen  Coyle 
thlB  week  In  a  series  of 
meetings  with  Chinatown 
leaders.  Is  part  of  the  com- 
plex "parcel-to-parcel  link- 
age" concept  tied  toa  seven- 
acre  lot  In  Roxbury. 

The  city  and  state  have 
joined  forces  to  market  the 
state's  "Parcel  18"  next  to 
the  new  MBTA  Orange  Line 
station  at  Rugglea  Street 
with  the  city's  Bedford 
Street  parking  garage  and 
Essex  Street  surface  loL 

The  idea  is  to  force  bid- 


ders who  want  Co  develop  an 
office  tower  on  the  choice 
downtown  land  to  propose  a 
major  development  for 
Roxbury  as  welL 

But  Chinatown  leaders 
have  wondered  what  bene- 
fits there  are  for  their 
neighborhood,  which  will 
have  to  deal  with  a  sky- 
craper  or  possibly  a  hotel  at 
Bedford  and  Kingston 
streets. 

Coyle's  proposal  calls  (or 
state  and  local  efforts  to 
stimulate  more  housing. 
Job  training  smd  commerce 
(or  Chinatown,  whose  popu- 
lation has  mushroomed  de- 
spite little  new  housing. 

Under  bis  plan: 

•  The  state .  would  com- 


mit $12J  million  in  funds  for 
new  low-  to  moderate- in- 
come housing  (or  China- 
town. 

•  The  the  city  would  fun- 
nel at  leeist  $9.3  million  in 
funds  from  "linkage"  con- 
tributions and  the  sale  of 
public  land  in  Chinatown 
into  the  neighborfaood  (or 
housing  and  Job  training. 

•  I(  a  hotel  is  built  on  the 
Essex  Street  lot,  a  new  non- 
prodt  Chinatown  develop- 
ment group  would  be  creat- 
ed and  given  a  25  percent 
ownership. 

•  Chinatown  merchants 
would  get  discount  rents  in 
a  new  o(flce-retall  complex 
planned  (or  the  Bedford 
Street  garage  site. 


The  state  still  has  to 
agree  to  the  specifics. 

Coy le  could  not  be 
reached  for  comment,  but 
state  Transportation  Secre- 
tary Frederick  Salvucci 
said  the  city  and  state  are 
"pretty  close  to  agreeing." 

"We  don't  want  to  short- 
change Chinatown,"  said 
Salvucci.  "We  think  it's 
worth  waiting  a  little  longer 
before  going  ahead." 

The  population  of  the  eth- 
nic enclave  has  Jumped 
from  about  3,000  In  1980  to 
roughly  4.000  today,  accord- 
•ing  to  BRA  statistics.  Of  the 
total,  about  24  percent  live 
below  the  poverty  line, 
higher  than  the  20  percent 
cltywide  average. 
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